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The Squish, nestled between the Pearl and Alphabet Districts of Northwest Portland, not only has a rich history but is also 
positioned for unique opportunities in development. The district is comprised of a collection of warehouses, distribution and 
electrical facilities, and repurposed railway centers. The maintenance of these buildings is important to the nature of the 
industry; a nod to the longstanding history that has served the region for years.  
Over the last decade, the neighborhood changed. There are more than 2000 units being proposed or constructed along 
Front Ave, Conway, Overton, and the North Pearl, while the neighboring streets now host a few artisan purveyors like Olym-
pic Provisions and Steven A. Smith Teas. Other area businesses include a plant nursery, child care, school, dog care, and a 
diverse, multi-function event space. These locations draw patrons and now find themselves joined by architecture firms, cre-
ative branding agencies, and artist lofts looking to contribute to the energy emanating from the roll-up doors and loading 
docks that line the district’s former railway lines.  
There is an authentic and beautiful grittiness to The Squish which is present in the restoration of buildings in and around the 
neighborhood, including 1631 NW Thurman, the neighboring Triangle Building, and various buildings on NW 17th Street, NW 
16th Street, and NW Thurman Avenue. The neighborhood reminds us that Portland was, and still is to a lesser extent, a city 
that served as a strong hub of rail commerce for the transportation, distrubtion and manufacturing of goods. 
The Squish is incrementally transforming to meet the needs of our evolving economy.  The influence of new technology and 
the rise of the creative class have brought new forms of commerce to the area, new residents are moving to or near the 
neighborhood, and historic buildings are being renovated and repurposed in order to align with today’s needs. Over the next 
decade, development will transform the neighborhood into a dynamic and diverse urban area that will offer new opportuni-
ties for growth, progress, and leisure. 
As the National Trust for Historic Preservation has demonstrated through studies, the urban vitality we so often desire is un-
locked when older, historic, mixed-use buildings are interwoven with new, thoughtfully designed buildings.  With that in 
mind, the following pages detail our proposed development, which seeks to capitalize on the opportunity afforded by The 




“An incredible opportunity to draw together the 
traditional and the contemporary; honoring the 
















First constructed in 1909, the 1631 NW Thurman Building originally served as a 
warehouse for the Tire Company.  In 1998, it underwent renovation and was 
repositioned as commercial office space by local property owner, Al Solheim.  
Under his ownership, a new entry and extension to the eastern facade was built, 
in addition to a 5th floor penthouse.  The former Tire Warehouse, with its brick 
exterior walls and wood interior columns, was completely gutted from floor to 
ceiling during the renovation.   
 
Melvin Mark Companies, LLC purchased the property in December of 2013, 
hired FFA Architecture + Interiors , and undertook the process of remodeling 
once more.  The newly-renovated top two floors are currently leased to Creative 
Media Development Inc. (CMD) while the remaining bottom floors are in the 
process of being leased. The remainder of the expansive property serves as sur-
face parking for current office tenants.  
 
The 1631 NW Thurman building shares its multi-block site with the Triangle 
Building, a fully renovated LEED silver warehouse converted to office and retail 
space.  Originally constructed in 1900 along an existing freight spur, the Triangle 
Building is named after the shape it resembles. The building was initially used to 
store extruded wire and wire products before it became Lutz Tire Warehouse 
No. 3.  After the warehouse closed, the building stood empty, save for several 
Contemporary Art shows it hosted in the mid-1990s. Pettigrove Venture com-
pleted the building’s recent renovation and seismic upgrade.  The property is 
now home to Brekken Kitchen, a boutique cafe and restaurant; Summit Acces-
sories Inc. a company specializing in accessories for lifestyle brands, and other 





NEIGHBORHOOD & INDUSTRIAL SANCTUARY 
The 1631 NW Thurman property is located just south of some of the City’s 
oldest and longest-held heavy industrial lands in the Portland metro area. 
Claimed by Peter Guild in 1848 through a land donation, the area developed its 
first industrial use in 1880 in the form of Nicholas Versteg’s sawmill.  
 
By 1912, Edward Bennett’s Greater Portland Plan recognized the suitability of 
the area for industrial development and recommended expansion for heavy 
industrial, warehousing and freight-moving land uses. In 1913, the Oregon Jour-
nal reported that, “Guild’s Lake has been transformed from a muddy and 
unattractive sheet of water into a modern up-to-date industrial center…which is 
rapidly filling up with the manufacturing and industrial plants that have been 
operating for years in other parts of the city”  
 
The property abuts an Industrial Sanctuary and is part of the North Industrial 
Neighborhood Association (NINA), which serves to preserve land for long-term 
industrial use.  Over many decades, Northwest Portland has become one of the 
premier industrial districts in the Pacific Northwest, providing well-paying jobs 
and contributing to the region's economy. However, recent residential develop-




















Railroad tracks run parallel to the north side of the 1631 NW Thurman site. In 
the past, these tracks were used to move industrial products to and from major 
ports in the area. Today these railroad lines are used by Burlington Northern 
Santa Fe (BNSF) Railway and Union Pacific Railroad, representing a small seg-
ment of the second-largest freight network in the country.  The tracks are also 
the mainline for Amtrak service between Portland and Seattle. 
 
These railways are a great contributor to the overall industrial feeling of the 
neighborhood and have a large impact on the site.  As of June 2010, a quiet 
zone was put in place to lessen the noise impact of these frequent trains. Be-
cause the site is located next to the railroad there were several easements that 
Melvin Mark has had to consider and address when they acquired the land for 
non-industrial development purposes. 
 
When Melvin Mark considered purchasing the 1631 NW Thurman site for rede-
velopment there were five significant railroad easements still existing on the 
plot. Easements are important to address because they can potentially affect 
the owners ability to develop and produce income. Four of the easements were 
track easements that needed to be addressed immediately and the last was a 
communication easement that caused no threat. Melvin Mark worked with the 
seller and the railroad to remove these easements prior to purchasing the land 












The 1631 NW Thurman property is zoned a mixed-use area with a design over-
lay (EXd), which means that it is an employment and industrial zone. Residential 
development is capped at 20% of total project square footage so as not to dom-
inate the area, and the primary emphasis for the district is employment. In the 
eyes of the Comprehensive Plan, this means that the City’s intention for the 
zone is to promote predominantly industrial development types, including light 
industrial, business, and service uses which need a central location. The deve-
lopment standards are intended to allow new projects which are similar in cha-
racter to existing development. 
 
In addition to the base zone requirements, there are Adopted Northwest Dis-
trict Plan Zoning Code Amendments in place that take precedence over the base 
zone, many of which are designed to keep the industrial feel of the neighbor-
hood and prevent the encroachment of residential or big-box stores upon the 
neighboring industrial lands. As recently as July 11th, 2014, the city of Portland 
enacted additional ordinances to bring base zone codes up to date and in line 
with its 2035 Comprehnsive Plan, which ultimately dictated the parameters of 
this project. 
 
Further adding to the character and complications of the site is the existing 
building, recorded on the City’s Historic Register. This designation requires that 
all development to the property be subject to a historic resource review to en-
sure that the special characteristics, historic integrity, and architectural charac-
ter of the original building preserved over time, and to promote development 
activity that supports and enhances the historic qualities of the area.  
 
While historic landmark and registry buildings have many governances regarding 
modifications and use, when they are sited in employment and industrial zones 
there is an increased by-right and conditional use allowances for office and retail 
sales and services. The increased allowances recognize that some historic indus-
trial buildings cannot economically accommodate modern industrial activities 
due to design or structural deficiencies, which can render them underutilized, 
neglected and sometimes demolished. This incentive encourages reuse by 
providing more development flexibility and higher income potential for historic 


















After careful reviewing of the Adopted Northwest District Plan Zoning Code 
Amendments and revised base zone, the 1631 NW Thurman lot has been de-
termined to have a maximum FAR of 3:1, height restriction of 65’ and zero re-
quired parking.  Additionally, the historic review process supports new deve-
lopment that is harmonious with the industrial aesthetic of the area while pro-
viding employment of a mixed-use variety. This creates an opportunity to de-
sign a project that will not change the facades of 1631 NW Thurman or the 
Triangle Building, while adding thousands of square feet of employment space 
in an urban infill space. 
 
The importance of preserving the industrial feeling of the property is not only 
critical for the historical design review, but for the continuum of the synergy 
that is building in the area. People like it because it is gritty, rusted and a little 
bit dilapidated. It is a place where you currently see more buildings than cars or 
people, and there is a sense of isolation cloaked in safety because you are just 
a few blocks shy of the bustling Pearl. It is a place of grandiose river and sweep-
ing hillside views, set in the awe-inspiring urban backdrop of the Freemont 
Bridge.  
 
There is history here; its tangibility mounted in the rose-adorned utility covers 
forged in the foundries that inhabit this space; in the broken concrete that 
hosts tough-as-nails weeds.  Such attributes serve as a reminder that this place 
was built by, and for, the hearty. It is an area where dungareed men and wom-
en still travel to and from living wage jobs that put kids through college, as they 
have for over 100 years. To change the face of the neighborhood would only 
risk changing the heart of it and what was desirable in the first place.  This pro-
ject is an incredible opportunity to draw together the traditional and the con-





RIVER DISTRICT URA 
1631 NW Thurman is located in the River District Urban Renewal Area, which 
provides a unique opportunity to expand the scope of the design to reach out-
side of the borders of the property. According to the PDC: 
 
“The River District Urban Renewal Area focuses on the creation of a 
high density urban residential neighborhood with a mix of multi-family 
housing, major office facilities, regional attractions, retail businesses, 
parks and open space. The development of a diverse and affordable 
inventory of housing, support for the creation of a self-sufficient neigh-
borhood, linkages with adjacent neighborhoods and the Willamette Riv-
er, and the balance of new development with existing structures are 
among the key objectives.”  
 
One of the priorities for the 1631 project is to take advantage of and support 
the linkage of 17th St to the Willamette River. Improving pedestrian access and 
building storefronts on 17th will activate the street, which is one of the few thor-
oughfares to the river. Additionally, the pedestrian path through the site will 
connect cyclists and joggers coming from Thurman on the east, while encourag-
ing use of the site.  
 
The PDC lists the River District URA’s objectives as: 
 
• Generate new private investment and improve the tax base on vacant 
and underutilized land by developing a wide range of new housing 
units, new commercial opportunities and open space 
• Foster a "24-hour" city environment for residents, visitors, and employ-
ees 
 
The 1631 project fits these guidelines by providing increased land productivity 
through all of the new office space, new commercial opportunities with the re-
tail and restaurant venues and open space. All of these elements add to the 
feeling of a “24-hour” city by including uses that are open during different 
hours, to create a continuum of commerce opportunities.  
 
Because public investment is focused on job creation and employment opportu-
nities, the 1631 project fits the criteria for URA funds from the PDC for commu-
nity economic development businesses, which promote wealth creation opportu-
nities for small business owners and jobs for neighborhood residents while offer-
ing a mix of goods and services. Investing in these businesses furthers the promo-
tion of physical revitalization in neighborhood commercial corridors. 
 
Summary of Key Loan Program Terms 
 
 Fixed interest rate with a maximum of Prime + 3% 
 1% loan fee 
 Loan term up to 10 years, with an amortization period up to 25 years 
 Minimum 10% equity contribution 
 Maximum combined Loan to Value of 100% 
 













Currently, few public transportation options in the neighborhood discourage 
driving; however the neighborhood boasts a Walk Score of 83 and an exception-
ally high Bike Score of 97.  With its flat topography and 8 minute walk to the 
nearest street car line, bikers, walkers and transit riders are sure to find a trans-
portation mode that fits their lifestyle and priorities.   
  
The distance from 1631 to the streetcar is approximately 0.4 miles.  The NS Line 
connects commuters to NW 23rd Ave, the Pearl District, Portland’s CBD, Portland 
State University, and South Waterfront –a prominent share of Portland’s west 
side.   
 
The 16-Front Ave/St Helens Rd bus has a stop at the corner of NW Front and 
17th.  This line runs north to St Johns/Sauvie Island and south to Oak St (stopping 
at 1st and 6th), which connects commuters to Portland’s primary transit corridor 
where commuters can transfer to just about every available bus and max line.  
Presently, the 16-bus line doesn’t run on Sundays and the shortest interval bet-
ween buses is about 34 minutes.   
 
For drivers, I-405 is a stones-throw away, connecting conveniently with I-5 and 
HWY 26.   
97 83 61 









NS Line to 23rd 
0.4 mi | 7 min 
NS Line to Pearl 
0.5 mi | 9 min 
16 - Front Ave/St. Helens Rd 
0.2 mi | 4 min 
HWY 26 Exchange 
1.5 mi | 4 min 
I-5 Exchange 




The National Economy continues to steadily improve, albeit at a modest pace 
and with various areas of concern.  GDP growth is up 4.0 percent in the second 
quarter of 2014, improving handedly from the first quarter’s negative growth of 
2.1 percent.  Forecasts suggest growth of around three percent through 2015.   
Unemployment fell to 6.1 percent in the second quarter as well, but this num-
ber comes with a few significant caveats.  Many workers are only able to find 
part-time work (7.5 million, according to Federal Reserve Chair, Janet Yellen), 
while others have retired or given up searching for a job altogether.  In addition, 
incomes have fallen for all earners, save for those in the top 20 percent earners 
or in possession of a college degree. 
On the positive side, Americans have made large strides in reducing their liabili-
ties, decreasing the share of income that goes towards paying debt.  The per-
centage of families with credit card debt declined from 46 percent in 2007 to 38 
percent in 2013.    
Overall, the economy is expected to stay relatively steady, with only modest 
growth.   
Employment is growing at 3.1 percent, ninth among the nation’s largest 50 met-
ros.  Unemployment has continued to fall by nearly one percent every year since 
2010.  Leading employment growth is the construction industry, which has seen 
a 6.1 percent gain in July, year-over-year, or one out of every eight jobs.  In the 
last 17 years, job growth above 3 percent has been experienced only once, in 
2005 (State of Oregon Employment Department, July 2014) 
One fact which supports the argument that downtowns are on the rise is that 
Multnomah County has outpaced Washington Country in the creation of new 
jobs, a reversal of trends from the previous decade.  Over the last 12 months, 
Multnomah County has created 14,200 jobs, significantly more than Washington 
and Clackamas County, which have created 4,800 and 1,600 jobs, respectively.   
In 2014, residential building permits in the city of Portland dwarfed that of sur-
rounding cities, to an astonishing degree.  Portland saw 2,829 permits in the first 
half of 2014, followed by Vancouver, which saw only 339.   
MARKET ANALYSIS 
 









The building currently sits in an industrial neighborhood, where developers are 
introducing or modifying the uses of many buildings in order to respond to an 
evolving economy.  The site is on the cusp of an area designated for office use 
as outlined by the City of Portland’s 2035 Comprehensive Plan.   
 
DEMOGRAPHIC TRENDS & CHANGING PREFERENCES 
 
As of the second quarter of 2014, Portland has the lowest office vacancy in the 
country.  It’s projected to continue trending downward as numerous firms 
from Seattle and San Francisco – notably tech giants like eBay and Airbnb – 
open offices or expand their work force presence here, taking advantage of 
Portland’s more affordable rents and wages (Further office market indicators 
can be found in the appendix). 
 
At the same time, options for creative office space are in short supply.  The rea-
sons for this range from the obvious – like basic supply and demand indicators– 
to the more deductive – like understanding the implications of Gen Y’s prefe-
rences and lifestyle choices.   Creative office space and the aesthetics that ac-
company it, is no longer the sole domain of the creative industries.  Companies, 
including those thought to be traditional office users like the financial service 
industry, are increasingly coming to terms with the fact that if they want to 
recruit and retain the best young minds of tomorrow, they need to start ap-
pealing to Gen Y’s work style preferences today.  
 
The move to undertake such a reconfiguration should come as no surprise when 
considering that one in three adults will be Millennials by 2020, making up 75% 
of the workforce by 2025.   Their preferences are oft repeated (proximity to ur-
ban, walkable, amenity-rich neighborhoods, and multi-modal transportation op-
tions) and their lifestyles are increasingly shifting and disrupting long entrenched 
norms.   
 
A palpable example of the ongoing shift can be seen in the embrace of a “we”, as 
opposed to “me”, economy.  Technology has empowered the masses to create a 
peer-to-peer economy in which houses, bikes, tools, and any other imaginable 
item that is not used on a regular basis, can easily be shared or rented.   
 
Alone, these trends have major implications for the real estate industry, and in-
novators have even found ways to incorporate the values and principles of “we” 
into real estate business strategies.  Fundrise, for example, allows ordinary citi-
zens of various net worths to invest in real estate projects, while another trend is 
embracing and capitalizing on the idea of coworking office space (Urban Land 
Institute, 2014).   
 
This latter shift is of importance in the proposed development project.  As exem-
plified by the company WeWork, the idea is to create beautiful, collaborative 
spaces that allow users to share equipment, facilities and resources while being 
given the opportunity to network and collaborate with other aspiring entrepre-
neurs.   
  
The business case for embracing such a strategy is compelling when one consid-
ers that today, roughly 25-30 percent of the U.S. workforce is contingent (i.e. 
freelance, part-time, contractual) and by 2020, that number is projected to be 
somewhere around 40 percent, or 60 million people.  In addition, 80% of large 
corporations plan to substantially increase their use of flexible workforces (Intuit 
2020 Report).  Some companies like American Express have begun to recognize 
the power and potential benefits of serendipitous collaboration, renting space in 
|  
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coworking offices to encourage their employees to collaborate with other small 
businesses.   
 
Portland has become very attractive to the tech industry, increasing jobs in the 
field by 12.6 percent between 2011 and 2013, concurrent with a growth in office 
rents by 6.1 percent during the same period.  As more companies (and people) 
become priced out of SF, Seattle, and NYC, firms are looking to Portland, the city 
with the lowest cost of living among the top 25 metros in the US, to establish 
new home bases or open satellite offices.  Labor is cheaper (Portland tech work-
ers make on average $84,295 compared to $108,603 in Silicon Valley) and com-
petition is less fierce.   
 
Many of these companies desire space in or near Portland’s CBD that is large, 
open and flexible, with access to public transit, amenities, and the design compo-
nents that have come to exemplify creative space.  Available space is increasingly 
harder to come by, so much so that Salesforce opted lay roots in Hillsboro.  New 






Creative Office Examples: Below — Bancorp Remodel by GBD Architects. Top 
Right — Zidell Yards master plan proposal for creative office.  Middle Right — 
White Stag Building by FFA Architects, home to Univeristy of Oregon’s Portland 
campus and Airbnb’s Portland office.  Bottom Right — Rooftop of Eastside Ex-














The Fairhaired Dumbell 
1510 Water Avenue 
Park Avenue West 










OFFICE | notable office leases 
Property Name Tenant 
Expense 
Basis Commencement Term (months) RSF Class 
Free Rent 
(months) Starting Rate/RSF OE TI Allowance/RSF 
River Tec Simple NNN Dec-14 60 37,441 B 0 $23.00 $7.62 $3.41 
River Tec Puppet Labs NNN Jan-13 36 37,000 B 0 $23.00 $10.50 $0.00 
The Lovejoy BPM Senior Living NNN Jul-14 36 4,150 A 0 $27.00 $12.00 $0.00 
Brewery Block 2 Raymond James & Associ-
ates 
NNN Jul-14 87 6,372 A 3 $25.75 $10.00 $37.50 
Brewery Block 2 Newmark Grubb Knight  
Frank 
NNN Jan-14 36 6,916 A 0 $26.00 $10.00 $50.00 
Brewery Block 2 GBD Architects NNN Oct-13 40 14,842 A 4 $24.75 $10.00 $0.00 
Brewery Block 2 Mozilla NNN Jun-13 65 8,561 A 0 $24.00 $10.00 $25.00 
300 Building Joint Editorial NNN Apr-14 60 9,200 B 0 $24.00 $8.50 $50.00 
300 Building Weiden + Kennedy NNN Jun-13 48 9,000 B 0 $24.00 $9.00 $20.00 
Brewery Block 4 M Financial NNN May-14 122 71,684 A 3 $26.00 $12.00 $26.00 
Hoyt Street Building Liquid Agency NNN Apr-13 63 10,441 C 3 $23.00 $8.00 $0.00 
General Automotive 
Building 
Under Armour NNN Jan-13 62 9,322 B 2 $20.00 $8.00 $5.00 
One North East Building Instrument NNN Apr-15 120 30,000 A 0 $25.00 $7.50 $25.00 
Eastside Exchange Cascade Energy MG Nov-13 120 28,000 B 6 $24.00 $2.50 $67.00 
1510 Water Avenue Viewpoint Construction Soft-
ware 
NNN Jan-15 120 35,000 B 0 $24.00 $9.00 $50.00 
2 & Taylor Jama Software NNN Jan-15 87 34,629 B 3 $22.41 $7.50 $55.00 
Block 300 Puppet Labs NNN Jan-15 120 75,000 A 5 $23.00 $8.50 $50.00 
|  





It is well known that the Portland Apartment Mar-
ket is booming.  Permit applications in Oregon for 
multifamily housing shot up 86 percent in the sec-
ond quarter.  6,500 units are under construction in 
the Portland Metro Area.  14,000 units are pro-
posed, while more than 2,000 are being proposed 
or constructed in the vicinity of 1631 NW Thurman.  
Vacancy sits at 3.46% as of the second quarter, rent 
growth is expected to slow as new units come 
online, and cap rates range between 4-6 percent 
for newly built units. 
 
 There has been some concern expressed regarding 
over building, especially at the high-end of the mar-
ket, however, current construction and comple-
tions look to be in line with demand, supported by 
demographic changes, and are largely making up 
for the drought of new supply in the immediate 
years following the 2007 economic meltdown.   
 
The rents that will be demanded in the locations 
around the 1631 NW Thurman site will be some of 
the highest in the city, essentially housing an ideal 
target customer base within walking dictance.  This 
proposal seeks to serve as the primary location for 
the work and amenity needs of these future resi-
dents. 
 
Proximity to work, restaurants, bars and retail 
shops in which to spend time and disposable in-
come will be motivating reasons to move within 
proximity to this transforming area.    
 
This proposal recognizes both the lack of amenities 
and the potential for more, and seeks to fulfill the 
inevitable demand these new residents will create. 
 
Front Ave (663+ units) 
Waterline (Riverscape) Apartments – 243 
units – under construction 
NW Front Apartments (Lot 8) – 270 units – 
planned 
NW Front Apartments (Lot 1) – 150 units – 
proposed 
Dockside Site – units TBD – proposed 
 
North Pearl (891 units) 
The Parker – 177 units – under construction  
Block 17 – 280 units – under construction 
Cosmopolitan – 150 units under construction 
The Overton – 284 units – proposed 
 
Conway (275 units) 
Slabtown Marketplace – 115 units – proposed 
Q21 Mixed Use – 160 units – proposed 
 
Overton (278 units) 
19th + Overton – 50 units – proposed 
Overton Apartments – 46 units – proposed 
20 Pettygrove – 22 units – proposed 
Northrup Apartments – 160 units – proposed 
 
Recently Completed (512 units) 
Sawyers Row – 40 units 
Savier Flats – 179 units 
Benevento – 24 units 
The Addy – 104 units 
Pacifica – 75 units 















As reported by Kidder Matthews, vacancy and availability in Q2 of 2014 have 
declined in the Portland Metropolitan area, albeit, at a modest rate.   Since 
2011, vacancy rates in Portland have remained steady between five and six per-
cent.  The availability rate declined to 6.3 percent, a drop of 30 basis points 
from the previous quarter.  While Q1 experienced negative absorption, Q2 has 
seen positive absorption of 194,133 SF.   
 
With the many multifamily units being proposed and constructed in the vicinity 
of 1631 NW Thurman over the next few years, the dearth of amenities for area 
residents becomes apparent.  Curently, there are only four options for dining 
and imbibing, one of which closes after office hours.  With the tsunami of high-
end multifamily coming online, and the strength of existing tenants, there is a 
great opportunity to add to and complement the current stock of retail and ser-
vice purveyors.  The selection of local, innovative and proven crowd-drawing 
restaurants and bars in a pedestrian-designed setting presents an opportunity 
to increase the appeal of the neighborhood as a destination.  The success of 
Olympic Provisions (across Thurman St.) proves that people will come to the 
middle of nowhere for world class dining; the 1631 NW Thurman project in-
tends to garnish the area with a little more “somewhere.”  
 
Employment 
 Castaway  
 Recreate Fitness 
 Maul Foster & Alongi, 
Inc 
 The Slate 
 Citizen, Inc. 
 Green Gables Design 
& Restoration 
 Meriwether Group 
 Bedford Brown 
 Henry Brown Interiors 
 ManaMedia PDX 
 La Vita Vera 
 About Face Magazine 
 Cobre Hand-
Hammered Copper 
 Choose Local Media, 
Inc 
 Lisa Dillon Photo-
graphy 
 Melissa Hathaway Pho-
tography 
 Trout Mountain Forest-
ry 
 Set Creative 
 Cascade Health Prod-
ucts 
 CMD – Creative Media 
Development, Inc. 
 Kravet Fabrics 
 Premier Gear & 
Machine Works 
 Oddball Shoe Company 
 Baby Star 
 Dolan Northwest 
 Evolve Interiorscapes 
 Elements International 
 Childpeace Montessori 
School 
Retail 
 Dockside Saloon & Res-
taurant 
 Breken Kitchen 
 Olympic Provisions 
 Mio Sushi 
 Smith Teamakers 
 Globe Lighting Supply 
 Promarius Nursery 





 Create and establish a pedestrian meeting zone with ample open space ide-
al for new residential populations congregating in the neighborhood. 
 Extend business hours of retailers/cafes/restaurants by providing more se-
lection and making the neighborhood inviting for after office-hours socializ-
ing. 
 Provide flexible office space that appeals to a wide variety of tenants, with a 
focus on the creative class population and businesses. 
 Provide quality living/high-wage jobs for those living in the vicinity. 
 Provide ample parking to increase chances of success for retail and conven-
ience for office workers 
 Design new amenities/offices in a way that clearly compliments and accen-
tuates the nature of the neighborhood in its truest form of grit, industry and 
charm. 
 Create a destination by providing attractive and location-based amenities 
that will draw new clients into the site and surrounding neighborhood.  
 
GOALS & OBJECTIVES 
 
 
THE DEVELOPMENT PLAN NOT ONLY SEEKS 
TO CAPITALIZE ON THE OPPORTUNITY FOR 
DEVELOPMENT IN AN UNDERUTILIZED AREA 





OVERVIEW | OFFICE  
OVERVIEW 
An important piece of the development proposal lies within the culture of the 
transitioning industrial neighborhood and the existing structures on the site. The 
goal of the proposal is to develop the under utilized portions of the site to create a 
sustainable project that promotes long-term density. The relationship to the ex-
isting structures is paramount, and the interplay among these structures will be a 
significant selling tool for future tenants. As to be expected, the development pro-
posal is based on market research of the current neighborhood and surrounding 
areas. It has been determined that the neighborhood is undergoing a significant 
transition, but is lacking many basic amenities for residents to live, work and play 
in the region.  
Ultimately, the most important compliment to the expected influx of residential 
developments would be to add versatile and attractive retail and office spaces to 
further promote growth in the area. In order to stimulate job growth, this project 
aims to provide jobs for the neighborhood by emphasizing these spaces.  The pro-
ject values the historical buildings on site and the surrounding aesthetic of the 
neighborhood by utilizing industrial materials for construction. All of these pieces 
help create a cohesive and synergistic development that utilizes cutting-edge ar-
chitecture and design, creating an urban destination for both work and play.  
OFFICE 
Currently, Melvin Mark’s office building at 1631 NW Thurman enjoys strong occu-
pancy from creative office tenants.  By focusing on creative office and retail, The 
Squish will benefit tremendously from new job creation. Furthermore, this office 
development faces minimal competition as the surrounding neighborhood lacks 
open concept, modern office spaces available to wide number of industries. Alt-
hough most of the office building is dedicated to office space, 10,000 square feet 
will be dedicated for retail use to activate the ground floor of the structure. The 
retail spaces will face the courtyard and a revitalized NW 17th Street. The ideal 
tenant mix for these spaces are small restaurants or cafes, boutique-style grocery 
stores, or other small retailers.  
The renderings below help illustrate the concept.  They promote a well-utilized 









These images help illustrate the aesthetic of the interior of the building, pro-
moting open concept and flexible spaces for a variety of office tenants. The indus-
trial component in other structures on the site are supported by the office space-
as bright and modern with a clean finish and little fuss. The juxtaposition of the 
two types of building aesthetics is one that we think will rank high in desirability 
among a wide array of tenants. Warm.  Inviting.  A space that can promote the 
highest quality of intellectual work.  
DEVELOPMENT PROGRAM 
 





RETAIL | concepts & inspiration 
The decision to bring retail into the neighborhood becomes self-evident after briefly contemplating how the influx of multifamily would impact the area.  Although there 
is currently a limited amount of retail activity in the neighborhood, it is inevitable that the increase of residential units coming online over the next few years will increase 
the demand for stores, entertainment, and services.  As a result, the ideal retail tenant mix may include restaurants or cafes, a bar, shipping store, grocery store, pharma-
cy, bicycle shop or similar retailers.  
Most of the retail is concentrated along NW 17th Street, while other retailers are spread throughout the site. The site uses creative landscaping, water features and aes-
thetically pleasing design to create an inviting plaza that encourages retail shoppers to explore the site, linger and relax.  The clustered building design allows for a variety 
of retailers to attract shoppers to different parts of the site.  In addition, retail structures also employ unique architectural designs by utilizing shipping containers and 
modular construction.  The creative industrial architecture respects the nature of the neighborhood and brings attention to our project.  This development aims to be-
come a popular destination for work and play in a burgeoning neighborhood.  
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The unique construction and design of the elevated parking structure, allows us to revitalize the existing surface parking lot with new structures and plenty of open space 
for tenants and customers to enjoy. To finance the landscaping and architectural features of the open space plaza, the pro forma assumes a cost of $12 per square foot 
of podium space on landscape design and construction. With over 43,000 square feet of usable podium space, the budget sets aside over $520,000 to create an inviting 
plaza that will draw customers and tenants to the site.  
The vision of beautiful and functional landscaping is meant to help transition between the new and existing buildings. With landscaping intended to maximize open space 
while providing places for users to sit down, relax, and collaborate with others, and become a true 24-hour destination for the neighborhood. The space is designed to 
maximize activity in order to encourage workers and shoppers to utilize the space for respite, lunch hour, or their late night social gatherings. Food vendors are wel-
comed to  allocate some of the podium space for their own table services. The plaza will feature a lot of vegetation including raised grass beds, native vegetation to the 
area, trees, and potted plants. The open space of the podium could allow for small gatherings, neighborhood festivals and other various programming, all means to an 









The 1631 NW Thurman property currently provides parking for tenants, visitors, 
and customers with a large surface parking lot that surrounds the existing struc-
tures. Since the surface parking lot currently occupies the only developable land 
on the site, the plans include replacing the existing lot with a podium parking 
structure, going into the ground minimally to meet the existing platforms left from 
the railroad spurs.  The new parking structure in its current form will provide 200 
parking stalls to be utilized among the entire site. 
As of now, the site has 158 parking spaces. Although plans include replacing  these 
spaces with our parking structure, the current tenants will need to reduce their 
current parking ratio from over 2 stalls per 1,000 square feet to about 1.4 spaces 
per 1,000 square feet.  The Melvin Mark Companies are concerned about parking, 
and have indicated that a reasonable reduction in the parking ratio is acceptable 
and expected.  Assuming a new ratio of 1.4 spaces per 1,000 feet of office space, 
the current 1631 NW Thurman tenants will receive approximately 88 parking 
stalls.  Since the the new parking structure will displace the existing parking for the 
Triangle Building, 15 stalls with in the parking strcture will be provided to the own-
er of the Triangle Building.  The remaining 97 parking stalls will be dedicated to 
the site’s new office and retail developments.  While retail customers can use the 
office parking in the evening, some short term, daytime parking.  Assuming a park-
ing ratio of 0.25/1,000 square feet of retail space, 5 to 10 spaces will be dedicated 
to daytime retail use.  The roughly 90 remaining parking stalls will be allocated to 
the office tenants negotiated through their lease agreements.  Creating an elevat-
ed parking podium will enhance the connectivity between new and existing struc-
tures, create an area of shared open space and reduce excavation costs. 
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During the construction of the podium, we plan to lease a nearby vacant lot to use 
for 100 temporary parking stalls to not cause more disruption than is necessary. 
Due to the inconvenience, office users will not be charged for the temporary park-
ing.  
The construction of the parking podium will require demolition of the existing as-
phalt and excavation of roughly six feet of soil.  After the excavation and pile driv-
ing, the final stages of podium construction begin with pouring the slabs of con-
crete, walls, and support columns.  To match the height of the existing building 
entrances, the podium will rise approximately 4 feet above the street surface, re-
sulting in a 10 foot parking structure. 
A NOTE ON THE PODIUM CONSTRUCTION 
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Inspired by the industrial and rail heritage of the site, with two recognized histori-
cal buildings, Peterson Machine Shop and Portland Spokane and Seattle Railway 
Warehouse, and adjacent active railway mainline, the architecture modernizes 
reflections of the past.  Selecting an expressive industrial material pallet of durable 
and low maintenance materials, we have created a range of updated Pearl District 
like warehouse loft spaces attractive to creative start-up companies.  The uncon-
ventionally shaped site, suggests three distinct areas each with its own unique 
opportunities.  Beginning with the “central commons” which is defined by the fac-
ing entrance facades of the two historic buildings, then onto the long narrow area 
north of the Peterson Machine Shop called the “outback”, and finally, to the site 
of the “office loft block” in the northwest corner of the site. 
The Central Commons directly aligns with the northern terminus of NW 16th Ave.  
It is the gateway to the development and establishes its character at the pedestri-
an scale.  Recycled shipping containers are casually arranged to create positive 
outdoor spaces furnished with a variety of raised planters, seating walls, and a 
waterfall, that are used to support outdoor activities like dining, intimate music 
venues, ad-lib meetings, or simply an outdoor alternative to the office for a few 
hours.  Proposed uses for the container structures include cafes, restaurants, walk
-up retail, and some incubator office spaces.  The Central Commons also serves as 
the forecourt to the office loft block from NW Thurman Street.  The central Com-
mons is a very colorful and active area where everything and everybody comes 
together. 
A Note on the Design from FFA Architecture + Interiors:  
(additional renderings can be found in the appendix) 
|  
 29 
The Outback provided the opportunity for a special kind of creative space.  There 
are four daylighted high bay flexible use spaces that are tall enough to contain 
another structure, more sculptural perhaps, to define work areas and more pri-
vate spaces, or even a mezzanine.  These flexible use spaces, made from pre-
engineered building systems, can be connected to form larger buildings if needed.  
Flexible use spaces can support light manufacturing, walk-up retail, or incubator 
office space.  Serving much the same role as live/work development near light rail 
transit stops, flexible use space is meant to be responsive to market based uses.  
In the future, if an entirely different building type where called for, these flexible 
use buildings could be dismantled and relocated.  Adjacent outdoor spaces have a 
strong potential for overlapping uses with those from the interior.  Some possible 
uses for the “Outback” might be a signature restaurant or low volume high value 
manufacturing/retailer i.e., custom motorcycle leather goods or micro distiller, or 
glass blowing.  Other possible uses include developers of handheld device applica-
tions, and industrial design firms, or artist studios and class rooms for life drawing, 
sculpting. 
The Office Loft Block houses the majority of the tenant lease space with 93,754 
square feet over five stories.  There are two floor plates over twenty-thousand 
square feet each in the cascading building form with outdoor terraces and plenty 
of interior daylight.  With twelve foot floor to floor heights and exposed innovative 
laminated wood construction, each floor has ten feet of clear vertical space cre-
ating a loft like atmosphere with views to the north and east.  Street front retail 
and an entrance to the podium parking garage are on NW 17th Ave.  Retail space 
also flanks the building entrance above the parking level and facing back toward 
the “Central Commons. “  Possible uses include handheld device application devel-
opers, and other creative office tenants that require larger floor plates or small 
groups of developers that believe there are benefits to a collaborative work envi-
ronment.   Together the Office Loft Block, Outback and Central Commons will cre-
ate a memorable and distinctive place in Northwest Portland with a progressive 







The first phase of the construction period will focus on the west and central sec-
tions of the podium. While this will create the largest disruption to parking, the 
construction should only disrupt parking for 6 months. The first phase of podium 
construction occupies a large percentage of the site. Therefore, the majority of 
our development’s parking becomes available as soon as the initial podium con-
struction is completed. Phase 1 also includes the construction of the office build-
ing and the cluster of mixed-use spaces throughout the central plaza. It is inten-
tional and ideal that the first phase is closest to NW 17th Street, as it is an im-
portant thoroughfare, which will also attract attention from the neighborhood to 
the site.  Finishing the main office and retail spaces during Phase 1 provides the 
development with a large amount of space available for lease. This available space 
will help provide a healthy cash flow during the second phase of construction. In 
addition, this development will not require any relocation of the current tenants.  
The development plan is designed to be completed in two phases. Phasing the construction schedule will not only reduce the financial outlay upfront, but also minimize 
the impacts on the existing tenants by providing sufficient parking during construction. Completing the construction in a timely, cost-effective manner is crucial to the 
success of the development on this site. 
PHASE II 
Phase 2 of development will occur behind the Triangle Building on the northeast-
ern corner of the site. The development team placed a significant emphasis on 
this portion of the project. Despite the irregular shape and hidden location, this 
corner of the site offers a significant amount of real estate. During this phase, the 
final portion of the podium will be poured and four smaller buildings designed for 
flexible office or retail use will be constructed.  These four buildings provide lofty, 
open spaces and unique architecture to draw in tenants and customers alike. Revi-
talizing the rear corner of the site with unique and visible architecture will help 
attract pedestrians or drivers traveling along Front Avenue. Given that the site is 
adjacent to the main Amtrak line, our distinctive building designs will attract the 
attention of passing rail commuters. Phase 2 will also not require relocation of 
current tenants.   
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The financing of this project includes a simple combination of a construction loan and an equity investment from Melvin Mark. Melvin Mark’s current ownership of 1631 
NW Thurman greatly reduces the project’s financing costs.  Using a combination of equity from the 1631 building, deferring the developer’s fee, deferring the builder’s 
profit and a cash investment from Melvin Mark will provide the necessary equity.  
While Melvin Mark would not disclose their exact lease rates, they agreed that a range of $20-$25 per sqft is an appropriate assumption.  Therefore, the assumption is 
made that the current 1631 NW Thurman building attains lease rates of $23/sqft. A recent Kidder Matthews quarterly report (2014) states that Class B creative office 
space leases for $24-$26 per square foot in the Downtown core. Althoughthe site is located well north of the Downtown core, it is located just north of the successful 
Pearl District. Due to the site’s proximity to the Pearl District and the success the site already experiences, a lease rate of $25/sqft is thought to be feasible for the pro-
ject’s office and retail spaces. 
According to the US Capital Market Report, the average cap rate for centrally located, Class B office buildings is 7.5% nationwide. Due to Portland’s desirable amenities, 
the local office market performs better than the national average with cap rates of 5.75%-6.25%. However, since the site is located outside of Portland’s CBD in an indus-
trial neighborhood, a cap rate range of 6.5% for our office development is assumed. In addition, cap rates for Class B retail in the Portland area average between 7.25% 
and 7.75%. The median is assumed and a cap rate of 7.5% is chosen for the retail spaces. Lastly, achieving an overall cap rate of 7% is assumed  for the project.  
In conclusion, developing the 1631 NW Thurman property provides Melvin Mark with an excellent opportunity to build wealth. According to the pro forma (found in the 
appendix), Melvin Mark and their investors can expect a 21% return on cash equity.  The pro forma also calculates a 9% internal rate of return on total equity and a net 
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Period Vacancy Availability Rate Bldgs. Under 
Construction 
RBA Avg. Asking Rents 
(FSG) 
2014 2Q 8.7% 10.3% 3 258,290 $20.32 
2014 1Q 9.1% 10.9% 8 278,884 $19.78 
2013 4Q 9.3% 11.2% 11 357,405 $19.70 
2013 3Q 9.5% 11.4% 8 143,411 $19.66 
2013 2Q 9.4% 11.6% 6 146,794 $19.68 
2013 1Q 9.7% 11.6% 4 116,916 $19.53 
2012 4Q 10.2% 12.0% 5 51,854 $19.30 
2012 3Q 10.4% 12.4% 8 141,021 $19.19 
2012 2Q 10.7% 12.6% 12 185,751 $19.09 
2012 1Q 10.5% 12.8% 17 508,988 $19.04 
2011 4Q 10.5% 12.8% 23 529,208 $19.08 
2011 3Q 10.7% 12.9% 21 641,545 $19.15 
2011 2Q 11.0% 13.0% 15 596,858 $19.10 




PORTLAND OFFICE STATISTICS 
Source: Kidder Mathews Office Report Q2 2014 
1.	  Assumptions
Cost	  Assumptions Development	  Assumptions
Land	  Cost -­‐	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	   /sqft Land	  Value
Included	  In	  1631	  Building Current	  Value $4,860,000 67,306	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	   sqft
Construction	  Cost	  Hard	  Cost 1631	  Building	  Footprint 16,447	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	   sqft
Site	  Improvement $12 /sqft Development	  Footprint 50,859	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	   sqft
1631	  Building	  Cost	  Assumption Development	  Site	  Value $3,672,403
Sales	  Price	  ,	  Dec	  2013 $12,250,000 Podium	  Parking	  Assumptions
West	  Buildings	  Cost	  Assumption	   Parking	  Area 254 SF/Stall
Office $175 /sqft Office	  Parking	  Ratio 1.4 /1000	  SF
Retail $175 /sqft Retail	  Parking	  Ratio 0.25 /1000	  SF
Office	  TI $15 /sqft
Retail	  TI $15 /sqft 1631	  Building	  Assumptions
Central	  Buildings	  Cost	  Assumption Total	  Office	  Space 62,621	  	  	  	  	  	  	  	  	  	   sqft
Office $150 /sqft Total	  Retail	  Space	   -­‐	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	   sqft
Retail $150 /sqft Total	  Stalls 88	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  
Office	  TI $15 /sqft
Retail	  TI $15 /sqft Building	  West	  Dev	  Assumptions
East	  Building	  Cost	  Assumption Total	  Office	  Space 69,800	  	  	  	  	  	  	  	  	  	   sqft
Office	   $150 /sqft Total	  Retail	  Space	   20,615	  	  	  	  	  	  	  	  	  	   sqft
Retail $150 /sqft Total	  Stalls 103	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  
Office	  TI $15 /sqft
Retail	  TI $15 /sqft Building	  Central	  Dev	  Assumptions	  
Hard	  Cost	  Contingency	   10% of	  Total	  Construction	  Cost Total	  Office	  Space 2,240	  	  	  	  	  	  	  	  	  	  	  	   sqft
Podium	  Construction	  Assumption	   Total	  Retail	  Space 2,720	  	  	  	  	  	  	  	  	  	  	  	   sqft
Total	  Sqaure	  Footage 50,859	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	   sqft Total	  Stalls 4	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  
Total	  Stalls	   200 stalls
Construction	  Costs $90 /sqft Building	  East	  Dev	  Assumptions
Total	  Office	  Space 3,613	  	  	  	  	  	  	  	  	  	  	  	   sqft
Excavation	  Cost $9 /yard Total	  Retail	  Space 3,613	  	  	  	  	  	  	  	  	  	  	  	   sqft
Excavation	  Cost $305,154 Total	  Stalls 6	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  
Landscape	  &	  Other	  Site	  Costs $12 /sqft Income	  Stream	  Assumptions
Cap	  Rate 7.50%
Construction	  Cost	  Contingency 10% Office	  Efficiency	  Ratio 85%
Office	  Load	  Factor 1.15
Loan	  Assumptions Retail	  Efficiency	  Ratio 90%
Construction	  Loan	  Assumptions Rev	  &	  Exp	  Increase 3% Annually
LTC 80% Exsiting	  Building	  
Rate 4.50% Office $23 /sqft
Permanent	  Loan	  Value	  Lesser	  of: Retail $23 /sqft
Debt	  Coverage	  Ratio 1.2 New	  Buildings
Loan	  to	  Value 75% 	  of	  value Office	  rent $25 /sqft
Outstanding	  Balance	  of	  Construction	  Loan Office	  Exp 25% of	  Revenue
Rate 5.0% Office	  Vacancy 5% Stablized
Ammortization 25 years Retail	  rent,NNN $25 /sqft
Retail	  Exp $1 /sqft/year
Retail	  Vacancy 4.5% Stablized
Podium	  Parking
Parking	  Existing $75 /Month/Stall
Parking	  New $100 /Month/Stall
Podium	  Parking	  Exp $20 /Year/Stall
2.	  Hard	  &	  Soft	  Costs
Construction	  Cost	  West	  &	  Central 1631	  Soft	  Costs	  
Construction	  Cost	  West Pre-­‐Development	  Consultants:
Office	  West 69,800	  	  	  	  	  	  	  	  	  	   sqft $175 /sqft $12,215,000 Subtotal $8,500
Retail	  West 20,615	  	  	  	  	  	  	  	  	  	   sqft $175 /sqft $3,607,625 Architecture	  &	  Engineering	  Fees:
TI 90,415	  	  	  	  	  	  	  	  	  	   sqft $15 /sqft $1,356,225 Subtotal $2,056,176
Construction	  Cost	  West $17,178,850 MEP	  &	  Sub	  Contractors:
Subtotal $60,500
Construction	  Cost	  Central Development	  Fees	  &	  Administration:
Office	  Central 2,240	  	  	  	  	  	  	  	  	  	  	  	   sqft $150 /sqft $336,000 Subtotal $2,860,770
Retail	  Central 2,720	  	  	  	  	  	  	  	  	  	  	  	   sqft $150 /sqft $408,000 Permit	  Fees	  and	  System	  Charges:
TI 4,960	  	  	  	  	  	  	  	  	  	  	  	   sqft $15 /sqft $74,400 Subtotal $1,547,350
Construction	  Cost	  Central $818,400 Legal	  &	  Accounting	  Fees:
Subtotal $30,000
Landscape	  &	  Other	  Site	  Costs 30,542	  	  	  	  	  	  	  	  	  	   sqft $12 /sqft $366,500 Construction	  Financing	  &	  Carrying	  Costs:
Construction	  Subtotal $18,363,750 Subtotal $1,628,039
Contingency/Change	  Orders 10% of	  Construction	  Cost $1,836,375 Permanent	  Financing	  Fees	  &	  Costs:
Total	  Construction	  Cost	  West	  &	  Central $20,200,125 Subtotal $5,000
Leasing/Promotional	  Costs:
Construction	  Cost	  East	   Subtotal $50,000
Office	  East 3,613	  	  	  	  	  	  	  	  	  	  	  	   sqft $150 /sqft $541,875
Retail	  East 3,613	  	  	  	  	  	  	  	  	  	  	  	   sqft $150 /sqft $541,875 Soft	  Cost	  Contingency 5.0% $409,567
Office	  TI 3,613	  	  	  	  	  	  	  	  	  	  	  	   sqft $15 /sqft $54,188
Retail	  TI 3,613	  	  	  	  	  	  	  	  	  	  	  	   sqft $15 /sqft $54,188 Total	  Soft	  Costs $8,655,902
Total	  Const.	  Cost	  East $1,192,125
Landscape	  &	  Other	  Site	  Costs 13,089         sqft $12 /sqft $157,072
Construction	  Subtotal $1,349,197 Project	  costs
Contingency/Change	  Orders 10% of	  Construction	  Cost $134,920 1631	  Purchase	  Price	  2013 $12,250,000 Interest	  rate 5.0%
Total	  Construction	  Cost	  East $1,484,116 Hard	  Costs Yearly	  Inflation	  Rate 3%
Phase	  1 $23,959,623 Amortization,	  Years 25
Podium	  Parking	  West	  and	  Central Phase	  2 $3,095,329
Excavation 35,601	  	  	  	  	  	  	  	  	  	   sqft $9 /yard $213,608 Soft	  Costs Soft	  Costs
Construction	  Cost 35,601	  	  	  	  	  	  	  	  	  	   sqft $90 /sqft $3,204,117 Phase	  1 $6,232,249 Phase	  1 88.56%
Contingency/Change	  Orders 10% of	  Construction	  Cost $341,772 Phase	  2 $2,423,653 Phase	  2 11.44%
Podium	  Parking	  Construction	  Cost $3,759,497
Total	  Hard	  &	  Soft	  Costs $35,710,854
Podium	  Parking	  East Builder's	  Profit 15% $5,356,628
Excavation 15,258	  	  	  	  	  	  	  	  	  	   sqft $9 /yard $91,546
Construction	  Cost 15,258	  	  	  	  	  	  	  	  	  	   sqft $90 /sqft $1,373,193 Total	  Costs $53,317,482
Contingency/Change	  Orders 10% of	  Construction	  Cost $146,473.9
Podium	  Parking	  Construction	  Cost $1,611,213
3.	  Income	  &	  Expenses
Calculation	  Of	  Permanent	  Loan
Parking	  Revenue
Total	  Parking 200 stalls Permanent	  Loan	  Value	  Lesser	  of:
During	  Construction 70% 140 stalls Debt	  Coverage	  Ratio 1.2
Parking	  Revenue $100 /mon/stall 80%	  of	  value
Parking	  Expenses $20 Annaul/stall Outstanding	  Balance	  of	  Construction	  Loan
Rate 5.0%
Existing	  1631	  Building	  Income Jan-­‐16 Feb-­‐16 Mar-­‐16 Apr-­‐16 May-­‐16 Jun-­‐16 Jul-­‐16 Aug-­‐16 Sep-­‐16 Oct-­‐16 Nov-­‐16 Dec-­‐16 Jan-­‐17 Amortization 25 years
Gross	  Income $127,333 $127,333 $127,333 $127,333 $127,333 $127,333 $127,333 $127,333 $127,333 $127,333 $127,333 $127,333 $131,153
Vacancy $6,367 $6,367 $6,367 $6,367 $6,367 $6,367 $6,367 $6,367 $6,367 $6,367 $6,367 $6,367 $6,558 Total	  Net	  Income	  2017 $3,126,161
Effective	  Gross	  Income $120,966 $120,966 $120,966 $120,966 $120,966 $120,966 $120,966 $120,966 $120,966 $120,966 $120,966 $120,966 $124,595
Expenses $31,833 $31,833 $31,833 $31,833 $31,833 $31,833 $31,833 $31,833 $31,833 $31,833 $31,833 $31,833 $32,788 Debt	  Coverage	  Ratio
NOI	  Exisiting $89,133 $89,133 $89,133 $89,133 $89,133 $89,133 $89,133 $89,133 $89,133 $89,133 $89,133 $89,133 $91,807 Total	  Net	  Income	  2017 $3,126,161
Parking	  NOI $318 $318 $318 $318 $318 $318 $318 $318 $318 $318 $318 $318 $328 DCR 1.2 $2,605,134
Total	  1631	  NOI $89,451 $89,451 $89,451 $89,451 $89,451 $89,451 $89,451 $89,451 $89,451 $89,451 $89,451 $89,451 $92,135 Loan	  at	  1.2	  DCR $37,136,196
Phase	  1	  Development 80%	  of	  value
Total	  Net	  Income	  2017 $3,126,161
West	  Building Jan-­‐16 Feb-­‐16 Mar-­‐16 Apr-­‐16 May-­‐16 Jun-­‐16 Jul-­‐16 Aug-­‐16 Sep-­‐16 Oct-­‐16 Nov-­‐16 Dec-­‐16 Jan-­‐17 Cap	  Rate 7.00% $44,659,440
Gross	  Income $182,059 $182,059 $182,059 $182,059 $182,059 $182,059 $182,059 $182,059 $182,059 $182,059 $182,059 $182,059 $187,520 Value $44,659,440
Vacancy $126,881 $108,675 $90,469 $72,263 $54,057 $37,591 $8,910 $8,910 $16,080 $8,910 $8,910 $8,910 $9,177 Loan	  80%	  of	  Value $35,727,552
Effective	  Gross	  Income $55,178 $73,384 $91,590 $109,796 $128,001 $144,468 $173,149 $173,149 $165,979 $173,149 $173,149 $173,149 $178,343
Expenses $18,699 $22,284 $25,869 $29,454 $33,039 $36,624 $36,624 $36,624 $36,624 $36,624 $36,624 $36,624 $37,700 Outstanding	  balance	  of	  Construction	  Loan
Total	  Tenant	  NOI $36,479 $51,100 $65,721 $80,341 $94,962 $107,843 $136,525 $136,525 $129,354 $136,525 $136,525 $136,525 $140,643 Construction	  and	  Soft	  Costs $41,067,482
Parking	  NOI $11,510 $11,510 $11,510 $11,510 $11,510 $11,510 $11,510 $11,510 $11,510 $11,510 $11,510 $11,510 $11,855 1631	  Purchase	  Price $12,250,000
Total	  West	  NOI $47,989 $62,610 $77,231 $91,851 $106,472 $119,353 $148,035 $148,035 $140,864 $148,035 $148,035 $148,035 $152,499 Total	  Cost $53,317,482
Total	  Loan 75% $39,988,112
Central	  Office	  Building Jan-­‐16 Feb-­‐16 Mar-­‐16 Apr-­‐16 May-­‐16 Jun-­‐16 Jul-­‐16 Aug-­‐16 Sep-­‐16 Oct-­‐16 Nov-­‐16 Dec-­‐16 Jan-­‐17
Gross	  Income $7,381 $9,662 $9,662 $9,662 $9,662 $9,662 $9,662 $9,662 $9,662 $9,662 $9,662 $9,662 $9,952 Minimum	  of	  DCR,	  %	  of	  Value	  &	  Construction	  Loan
Vacancy $5,227 $5,461 $3,195 $2,054 $1,826 $914 $458 $458 $458 $458 $458 $458 $471 Permanent	  Loan $35,727,552
Effective	  Gross	  Income $2,154 $4,200 $6,467 $7,608 $7,836 $8,748 $9,204 $9,204 $9,204 $9,204 $9,204 $9,204 $9,480
Expenses $1,213 $1,189 $2,687 $2,687 $2,687 $2,687 $2,687 $2,687 $2,687 $2,687 $2,687 $2,687 $2,721
Total	  Central	  NOI $941 $3,012 $3,781 $4,921 $5,149 $6,061 $6,518 $6,518 $6,518 $6,518 $6,518 $6,518 $6,759
Parking	  NOI $382 $382 $382 $382 $382 $382 $382 $382 $382 $382 $382 $382 $382
Total	  Central	  NOI $1,323 $3,393 $4,162 $5,303 $5,531 $6,443 $6,899 $6,899 $6,899 $6,899 $6,899 $6,899 $7,141
Phase	  2	  Development
East	  Building Jan-­‐16 Feb-­‐16 Mar-­‐16 Apr-­‐16 May-­‐16 Jun-­‐16 Jul-­‐16 Aug-­‐16 Sep-­‐16 Oct-­‐16 Nov-­‐16 Dec-­‐16 Jan-­‐17
under	  const. under	  const. under	  const. under	  const. under	  const. under	  const.
Gross	  Income $0 $0 $0 $0 $0 $0 $14,130 $14,130 $14,130 $14,130 $14,130 $14,130 $14,554
Vacancy $0 $0 $0 $0 $0 $0 $8,507 $6,300 $5,197 $4,093 $4,093 $4,093 $4,216
Effective	  Gross	  Income $0 $0 $0 $0 $0 $0 $5,623 $7,830 $8,933 $10,037 $10,037 $10,037 $10,338
Expenses $0 $0 $0 $0 $0 $0 $1,037 $1,772 $1,920 $2,140 $2,140 $2,140 $2,195
Total	  East	  NOI $0 $0 $0 $0 $0 $0 $4,586 $6,058 $7,014 $7,897 $7,897 $7,897 $8,143
Parking	  NOI $596 $596 $596 $596 $596 $596 $596
Total	  NOI $5,182 $6,654 $7,610 $8,493 $8,493 $8,493 $8,739
Total	  Net	  Income $138,764 $155,455 $170,844 $186,605 $201,454 $215,248 $249,567 $251,039 $244,825 $252,878 $252,878 $252,878 $260,513
Yearly	  NOI $2,572,433 $3,126,161
4.	  Annual	  Cashflow	  &	  Results
Project	  costs
1631	  Purchase	  Price	  2013 $12,250,000 Interest	  rate 5.0%
Hard	  Costs Yearly	  Inflation	  Rate3%
Phase	  1 $23,959,623 Amortization,	  Years25
Phase	  2 $3,095,329
Soft	  Costs Soft	  Costs
Phase	  1 $6,232,249 Phase	  1 88.56%
Phase	  2 $2,423,653 Phase	  2 11.44%
Total	  Hard	  &	  Soft	  Costs $35,710,854






1631	  Cost	  Less	  Debt 75% $3,062,500
Development	  Fee	  Deferred 50% $1,352,748
Builder's	  Profit	  Deferred 100% $5,356,628
Cash	  Equity $7,818,054
Total	  Equity $17,589,930
Monthly	  Cash	  flow	  calculation Jan-­‐16 Feb-­‐16 Mar-­‐16 Apr-­‐16 May-­‐16 Jun-­‐16 Jul-­‐16 Aug-­‐16 Sep-­‐16 Oct-­‐16 Nov-­‐16 Dec-­‐16 Jan-­‐17
Net	  Income $138,763 $155,455 $170,844 $186,605 $201,454 $215,248 $249,567 $251,039 $244,825 $252,878 $252,878 $252,878 $260,513
Permanent	  Loan	  P&I ($208,860) ($208,860) ($208,860) ($208,860) ($208,860) ($208,860) ($208,860) ($208,860) ($208,860) ($208,860) ($208,860) ($208,860) ($208,860)
Net	  Income	  After	  Debt	  Service ($70,096) ($53,405) ($38,016) ($22,254) ($7,406) $6,388 $40,708 $42,179 $35,965 $44,018 $44,018 $44,018 $51,654
Yearly	  Cash	  Flow	  Calculation 2017 2018 2019 2020 2021 2022 2023 2024 2025 2026 2027 2028 2029
Net	  Income $3,126,161 $3,219,946 $3,316,544 $3,416,040 $3,518,522 $3,624,077 $3,732,800 $3,844,784 $3,960,127 $4,078,931 $4,201,299 $4,327,338 $4,457,158
Permanent	  Loan	  P&I ($2,506,317) ($2,506,317) ($2,506,317) ($2,506,317) ($2,506,317) ($2,506,317) ($2,506,317) ($2,506,317) ($2,506,317) ($2,506,317) ($2,506,317) ($2,506,317) ($2,506,317)
Net	  Income	  After	  Debt	  Service $619,844 $713,629 $810,227 $909,724 $1,012,205 $1,117,761 $1,226,483 $1,338,467 $1,453,810 $1,572,614 $1,694,982 $1,821,021 $1,950,841
Cash	  Equity ($7,818,054)
Assumed	  Sale	  Price	  2027 cap	  rate: 7.00% $60,018,553
Cost	  Of	  Sale 3% ($1,800,557)
Net	  Sale	  Proceeds $58,217,997
Permanent	  Loan	  Payoff ($26,040,785)
Development	  Fee	  Yearly	  Payment	  -­‐	  10	  years ($135,275) ($135,275) ($135,275) ($135,275) ($135,275) ($135,275) ($135,275) ($135,275) ($135,275) ($135,275)
Builders	  Profit	  Paid	  On	  Sale ($5,356,628)
Net	  Proceeds	  After	  Distributions $26,820,584
Cash	  Equity	  IRR	  calculation,	  Net	  Income	  Plus	  Year	  10	  Sale ($7,333,485) $578,354 $674,953 $774,449 $876,930 $982,486 $1,091,208 $1,203,192 $1,318,536 $1,437,340 $26,820,584
IRR	  Based	  On	  Cash	  Equity 21%
Total	  Equity	  IRR	  calcultion,	  Net	  Income	  Plus	  Year	  10	  Sale ($17,105,360) $578,354 $674,953 $774,449 $876,930 $982,486 $1,091,208 $1,203,192 $1,318,536 $1,437,340 $26,820,584
IRR	  Based	  On	  Total	  Equity 9%
Total	  cash	  return	  year	  11,	  Net	  Income	  Plus	  Sale $18,652,671
NPV	  @	  5%	  Discount	  Rate $5,877,850
IRR	  Based	  On	  Cash	  Equity 21%
IRR	  Based	  On	  Total	  Equity 9%
